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FACTSHEET

TITLE: COMPREHENSIVE PLAN AMENDMENT NO.
03018, by the Director of Planning, at the request of
Andermatt, L.L.C. and Eiger Corporation, to amend the
2025 Lincoln/Lancaster County Comprehensive Plan, to
change approximately 44 acres from Urban Residential
to Commercial, north of Highway 2 and east of S. 91st

Street in the Land Use Plan and the Southeast
Lincoln/Highway 2 Subarea Plan; and amend text
accordingly.

STAFF RECOMMENDATION: Approval.

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 05/21/03
Administrative Action: 05/21/03

RECOMMENDATION: Denial (6-0:  Carlson, Larson,
Duvall, Taylor, Steward and Schwinn voting ‘yes’; Bills-
Strand and Krieser absent).

FINDINGS OF FACT:  

1. The staff recommendation to approve this request  is based upon the “Status/Description”,  “Comprehensive
Plan Implications” and “Conclusion” as set forth in the staff report on p.2-4, concluding, in part, that the proposal
(a)  retains the previously agreed-upon trip limitation (i.e., “P.M. Peak Hour Net Commercial Vehicle Trips) for
the planned Regional Center; (b) allows for greater flexibility of design in the applicant’s already-approved
development for a planned “Regional Center” site; (c) retains a substantial residential component to the east
of the 44-acre site along 98th Street, and thus checks the extension of commercial uses to 98th Street; (d) does
not impact existing residential uses in the surrounding area; (e) extends the open green-space buffer along
Nebraska Highway 2 where commercial uses are being proposed; and (f) maintains the applicant’s commitment
to the goals and principles contained in the Comprehensive Plan and the Southeast Lincoln/Highway 2 Subarea
Plan. 

2. The applicant’s testimony is found on p.6-7, indicating that the purpose of this proposal is to shift already
approved uses around on the property to provide additional flexibility to the market.  There are six conditions
of approval being added to the text of the Comprehensive Plan (See #3 on p.5).

3. Testimony in opposition is found on p.7-8, and the record consists of one letter in opposition from the Country
Meadows Homeowners Association (p.14-15).  The issues of the opposition include “predictability” (this
proposed amendment is a significant change and there is a significant impact on the residential uses); non-
identification of the specific uses; and deviation from the Subarea Plan. 

4. The applicant’s response to the opposition is found on p.8, suggesting that there will be opportunity to work with
the neighbors in the future during the use permit process.  

5. On May 21, 2003, the Planning Commission disagreed with the staff recommendation and voted 6-0 to
recommend denial.
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2003 COMPREHENSIVE PLAN ANNUAL REVIEW

Comprehensive Plan Amendment No. 03018
S. 91st Street and Highway 2

Prairie Lakes Plaza

Applicant Location Proposal

Andermatt, L.L.C. and Eiger
Corporation

Generally the northwest corner
of the intersection of South 91st

and Nebraska Highway 2

Designate approximately 44
acres of land as “Commercial”
on the City-County Land Use
Plan in the Comprehensive Plan
and the Southeast
Lincoln/Highway 2 Subarea
Plan, and amend text
accordingly with conditions.

Recommendation: Approval

Status/Description

The applicant is proposing to amend the City-County Comprehensive Plan and the Southeast Lincoln/Highway
2 Subarea Plan to show approximately 44 acres of “Commercial” development on land situated on the northeast
corner of South 91st Street and Nebraska Highway 2.   This amendment would generally include:

1. Amending the “Land Use Plan” of the City-County Comprehensive Plan and the Southeast
Lincoln/Highway 2 Subarea Plan to show “Commercial” land uses on the proposed site, along with
a 200 ft. buffer zone of “Parks and Open Space” along Highway 2.

2. Amending the text of the City-County Comprehensive Plan and the Southeast Lincoln/Highway 2
Subarea Plan to describe the overall conditions of the amendment.

The site proposed by the applicant is currently designated in the Comprehensive Plan and Southeast
Lincoln/Highway 2 Subarea Plan as “Urban Residential.”  A portion of the site is also noted for special treatment as
a “Special Residential Use.”  The  site extends from South 91st Street on the west for a distance of between 400 and
1400 feet to the east, and from a proposed lake on the north to Nebraska Highway 2 on the south.  A 125,000 sq. ft.
medical facility immediate to the north of the lake was previously approved and constructed under a “Special Permit”
within a residentially zoned (i.e., R-3) district.  The applicant’s  proposed site is presently zoned “AG” (Agricultural)
and is undeveloped.  The site is outside the present Lincoln City limits.  It is located to the northwest of the
unincorporated village of Cheney which is located across Nebraska Highway 2 from the site.

A major “mixed use Regional Center” -- a.k.a., Prairie Lakes Plaza -- is planned for development immediately
to the west of the site across South 91st Street.  This Center is shown in the Comprehensive Plan as one of three
developing “Regional Centers.”  The Center lies at the extreme southeast corner of the proposed year 2025 “Future
Service Area” for the City of Lincoln.  Development of this Center has already begun with several large retail
establishments recently opening.  Total projected development for the Center is approximately 1.9 million square feet
of retail, office, and service uses.  Approximately 122 acres of the planned Regional Center site has been zoned B-5
and has an approved Use Permit for 950,983square feet of commercial development.  
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Under the conditions of a Annexation and Zoning Agreement approved in November 2001, a vehicular “trip
cap” was placed on the “Regional Center.”   The purpose of this “trip cap” was to designate a threshold on the traffic
impact on the surrounding street and highway system resulting from future development of the site.  The Annexation
and Zoning Agreement between the City and the property owners limits the number of “net commercial vehicular
trips”to a total of 5,283 trips during the “P.M. Pear Hour.”  This trip generation figure was  further split between the
area to the north (4,044 trips) and south of Highway 2 (1,239 trip.)  

Comprehensive Plan Implications

The Comprehensive Plan defines “Commerce Centers” as “areas containing a mix of retail, office, services,
and residential uses, with some light manufacturing and warehousing in selected circumstances.”  Three levels of
commerce centers are called for in the Plan:

Regional Centers - These is the largest center designation with development of a million or more square feet
of commercial and other uses possible.  Regional Centers are expected to have a blend of
commercial and other compatible land uses.  

Community Centers - These are middle  size centers -- new community centers will vary in size from 300,000
to 500,000 square feet in development.  Such centers serve a small geographic subarea within the
marketplace.  While they should retain a mixed use character, they tend to be dominated by retail and
service activities. 

 Neighborhood Centers - These are the smallest of the three centers, typically ranging in size from 150,000
to 250,000 sq. ft.  These centers provide services and retail good oriented to the neighborhood level.

Within the Comprehensive Plan, specific sites for these various centers are oftentimes indicated in the text
and on accompanying maps.  The site at approximately South 91st and Highway 2 is specifically designated as a
“Regional Center” on the “Existing and Proposed Commere Centers” map and is shown as “Commercial” (i.e.,
colored red) on the Plan’s “Land Use Plan” map.  The applicant’s proposal is intended to expand the geographic area
of this designated “Regional Centers” by approximately 44 acres on a tract of land immediately to the adjacent to site
to the east across South 91st Street. 

The Comprehensive Plan contains numerous strategies and guiding principles governing the siting, size, and
character of commerce centers.  A main strategy directive of the Plan is as follows:

“...(1) the approach is designed to provide flexibility to the marketplace in siting future commercial and
industrial locations; while at the same time (2) offering neighborhoods, present and future home owners, other
businesses, and infrastructure providers a level of predictability as to where such employment might be
located.   Balancing these two objectives in a meaningful way will require diligence, mutual understanding,
and an ongoing planning dialogue.”

Clearly the balancing of the “flexibility” and “predictability” mentioned in the Plan is at the core of this requested
amendment.

Much of the community dialogue regarding this site as a commercial center can be traced to the previous City-
County Comprehensive Plan, adopted in 1994.  This Comprehensive Plan first designated this general location as a
site for a major commercial development.  

Subsequent to the approval of the 1994 City-County Comprehensive Plan, a separate “Subarea Plan” was
crafted for the southeast area of Lincoln.    A key planning component in formulating this Subarea Plan was the
significant traffic impact this Regional Center would have on Nebraska Highway 2 and the surrounding street system.
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This condition drew particular attention to the need to balance the desire for commercial development in this quadrant
of the community with the ability of the street network to accommodate the resulting traffic.  The Subarea Plan
included – along with many other land use, environmental, and other infrastructure objectives –  a clear recognition
of the need to manage commercial development within the southeast Lincoln area, and most specifically along the
Nebraska Highway 2 corridor.

The Southeast Lincoln/Highway 2 Subarea Plan was adopted in early 2001.  The Southeast Lincoln/Highway
2 Subarea Plan was later used in formulating the current City-County Comprehensive Plan and was incorporated as
an official subarea plan when Plan was adopted in May, 2002.

The Southeast Lincoln/Highway 2 Subarea Plan was also part of the background information used to prepare
the “Conditional Annexation and Zoning Agreement for S. 84th and Highway 2.”   This Agreement  -- adopted in
November of 2001 -- spells out the conditions for annexing this commercial site into the City of Lincoln and for zoning
of a portion of the site as a B-5 District.  

Within the Annexation and Zoning Agreement are agreed-to limitations concerning the number of trips that
could be generated from the site during the evening peak period.  As noted earlier in this staff report, the Agreement
places a “trip cap” of 5,283 “P.M. Peak Hour Net Commercial Vehicle Trips.”

As part of the applicant’s request for this Comprehensive Plan amendment, they have acknowledged this
vehicle trip limitation and agree that it should be retained as part of the conditions of the site’s continuing development.
The proposed expansion of the commercial designation in the Comprehensive Plan -- that is, the redesignation of the
44 acre site as “Commercial” and “Green Space” rather than “Urban Residential” -- would need to occur under the
P.M. trip ceiling specified in the Annexation and Zoning Agreement.

Conclusion

While emphasized throughout the Comprehensive Plan, the very strong link between land use and
transportation is underscored in the “Business and Commerce” chapter of the adopted Plan.  The Comprehensive Plan
notes that commercial sites such as this Regional Center must be “...supported  by adequate road capacity –
commercial development should be linked to the implementation of the transportation plan.”   

Throughout the planning process surrounding this Regional Center’s development, care has been taken to
balance commercial development needs with the capacity of the public infrastructure -- most notably the street system
-- to support its continued growth.  The applicant’s Comprehensive Plan proposal recognizes this connection.  

The proposed expansion of the Center to the east across 91st Street does modify the land use layout of the
site by introducing further commercial development to this area -- although the Heart Hospital north of the lake has
already set some precedent for this expansion.  In written materials submitted to the Planning Department, the
applicant has noted that the proposed commercial parcel to the north of Andermatt Drive would be developed as a
small-scale  office complex.  The intended use for the remaining approximately 40 acres of proposed commercial
development is unspecified in the application. 

Taken on balance, the applicant’s proposal: (a)  retains the previously agreed-to trip limitation (i.e., “P.M.
Peak Hour Net Commercial Vehicle Trips) for the planned Regional Center; (b) allows for greater flexibility of design
in the applicant’s already-approved development for a planned “Regional Center” site; (c) retains a substantial
residential component to the east of the 44-acre site along 98t street, and thus checks the extension of commercial
uses to 98th Street; (d) does not impact existing residential uses in the surrounding area; (e) extends the open green-
space buffer along Nebraska Highway 2 where commercial uses are being proposed; and (f) maintains the applicant’s
commitment to the goals and principles contained in the Comprehensive Plan and the Southeast Lincoln/Highway 2
Subarea Plan.



-5-

Amend the Comprehensive Plan as follows:

1) Amend the “Lincoln/Lancaster County Land Use Plan” (figures on pages F23 and F25) in the
Comprehensive Plan and “Figure 2, Southeast Lincoln/Highway 2 Subarea Plan” map in the
Southeast Lincoln/Highway 2 Subarea Plan as shown on the accompanying map to include
approximately 44 acres of “Commercial” development.

2) Amend the “Lincoln/Lancaster County Land Use Plan” maps in the Comprehensive Plan and “Figure
2, Southeast Lincoln/Highway 2 Subarea Plan” map in the Southeast Lincoln/Highway 2 Subarea
Plan as shown on the accompanying map to extend the “Parks and Open Space” designation along
Highway 2 from South 91st Street to the edge of the to-be-designated “Commercial” land use. 

3) Amend the “Future: Business and Commerce” section of the Comprehensive Plan dealing with
“Regional Centers (R): Developing Centers: S. 84th and Highway 2” to include the following text:

S. 84th and Highway 2 -- Comprehensive Plan Amendment No. 03018 redesignated the
future land use on a 44 acre tract of land located on the northeast corner of 91st Street and
Highway 2.  The Amendment changes the intended uses on this tract from “urban
residential”  to “commercial,” and extends the “parks and open space” buffer along Highway
2.  This Plan amendment is meant to provide greater market and design flexibility in the
development of the previously approved planned mixed use regional center on this site.   This
redesignation of land uses on the 44 acre tract is made under the following conditions: (1) the
“P.M. peak hour trip cap” contained in the approved Annexation and Zoning Agreement for
the Regional Center site remains unchanged (which recognizes the severe capacity limitation
along the Highway 2 travel corridor and the community’s desire to promote this corridor as
a “desirable entryway” into the city) ; (2) the commitment to the pedestrian/biker trail along
this site remains in place; (3) development of this area will respect the site’s natural and
environmental features; (4) elimination of the “Special Residential Use” condition on this site
and the elimination of the “Transitional Use” designation on the northwest corner of the
intersection of 91st and Highway 2; (5) the development remains committed to a mix of
commercial and residential uses as part of a cohesive activity center; and, (6) retention of
all other goals and conditions of the “Southeast Lincoln/Highway 2 Subarea Plan.”

4) Amend page 9 of the Southeast Lincoln/Highway 2 Subarea Plan as part of the listing of “important
land use decisions” to include the following text:

Clarify the appropriate size and type of uses in the Center at 84th & Highway 2: 
This subarea plan designates the area from approximately 91st to 98th for predominately
residential uses, while including a 44 acre tract for a mix of commercial uses at the northeast
corner of 91st and Highway 2.  The overall site includes along with a regional center with
approximately 1.9 million SF of commercial space — larger than the present Gateway
Westfield shopping center.  The plan encourages the planned center at 84th and Highway 2
to develop with a mix of uses, including residential and appropriate transitions to existing
residential areas.
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COMPREHENSIVE PLAN AMENDMENT NO. 03018

PUBLIC HEARING BEFORE PLANNING COMMISSION: May 21, 2003

Members present: Carlson, Larson, Duvall, Taylor, Steward and Schwinn; Krieser and Bills-Strand absent.

Staff recommendation: Denial.

Kent Morgan, Assistant Director of Planning, submitted a minor correction to the staff report.  What was
referred to as a 300' buffer zone of Parks and Open Space along Highway 2 should be corrected to be a
200' buffer.  

Proponents

1.  DaNay Kalkowski appeared on behalf of the applicants and did a recap of the history of the site for the
regional center at 84th and Hwy 2.  This was first approved as a regional commercial center in the 1994
Comprehensive Plan, showing the entire area between 84th and 98th, north and south of Hwy 2, as
commercial.  The approval was subject to Exhibit E,  which required that the subarea study needed to be
completed before any zoning took place.  The subarea plan was approved in 1992.  The transportation
impact was a very, very big issue.  The subarea plan provides for a mixed use commercial center of
approximately 1.9 million sq. ft. at 84th and Hwy 2, with the area between 84th and 91st  designated as
commercial.  There is also a designated green open space buffer strip along Hwy 2 adjacent to the
commercial area.  The area east of 91st all the way north and south of the lake was designated as urban
residential.  with the area just east of 91st and south of the lake being shown as special residential
designation.

Kalkowski further noted that in November of 2001, the city approved the annexation agreement for 84th and
Highway 2, which sets out the master plan for infrastructure.  The agreement identifies specifically the road
improvements needed to handle the commercial traffic.  Most importantly, the annexation agreement
contains a cap on the number of vehicle trips that could be generated by the regional center.  

Kalkowski explained that this proposal is to amend the plan and the subarea plan land use maps to extend
the mixed use regional center commercial designation east of 91st street basically south of the lake and
north of Hwy 2.  This proposal would also extend the green space along Hwy 2 as it abuts the commercial
addition.  This would add 40 acres of commercial area to the regional center east of 91st, but would also
maintain a significant amount of urban residential designation that exists today.  The southern portion of the
commercial area is separated from the residential property by a natural ridge line that starts at Hwy 2.
While the amendment adds commercial to the regional center, the applicants are proposing to retain the
peak hour trip cap in the annexation agreement.  Although the commercial center is increasing in size, the
traffic generated by its uses is subject to the same cap that the annexation agreement imposes.

The purpose of this proposal is to shift already approved uses around on the property to provide additional
flexibility to the market.  The area will continue to be master planned.  The Planning Department has
recommended approval, with the addition of text containing six conditions of approval and the applicant is
in agreement.  

Kalkowski acknowledged that this amendment does result in placement of a commercial area directly
abutting the lake north of Andermatt Drive extended east of 91st.  The applicants are willing to have an
additional condition that that area be used only as residential or office to address concerns of abutting
neighbors and the Heart Hospital.

Kalkowski advised that they did meet with neighborhood on May 6th.  
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Kalkowski further noted that this amendment retains the trip cap; allows for greater flexibility in design;
retains a substantial residential component; does not impact existing residential uses; extends the open
green space buffer along Hwy 2; and maintains commitment to the goals and principles set out in the
Comprehensive Plan and the subarea plan.  

Opposition

1.  Tim O’Neill appeared on behalf of Heritage Lakes, L.L.C., the neighbor to this development, in
opposition.  One of the issues is predictability.  There is a balance of flexibility which they appreciate and
understand, but predictability is also an important goal of the Comprehensive Plan.  Heritage Lakes has
invested over 5 million dollars based on a Comprehensive Plan and a subarea plan which indicated that it
would be a urban residential use east of 91st Street.  This proposed amendment is a significant change and
there is a significant impact on the residential.  The Heart Hospital is in this area of residential, a classic
example where when we work together it can work well.  But what you are seeing now is a pattern of
residential area going to commercial and he does not believe it will stop here.  This gives them a blank
check.  There are no proposed uses.  We don’t know what is going to go on.  We have home owners that
bought lots here based on the Comprehensive Plan and we need to hold those promises to them.  

Heritage Lakes is not opposed to working with developers on a case-by-case basis.  But here, we don’t
have any idea what’s going on and it could be anything.  Now is the time to address specifically what will
be located here.  Heritage Lakes wants to work with the developers but we don’t want to give them a blank
check.  When the developer has a specific use, Heritage Lakes would want to work with them.  There are
a lot of people buying homes out there now and they need some predictability for this area.  

2.  Dr. Boon, retired Lincoln physician, who currently has a home under construction in Heritage Lakes,
testified in opposition.  When he considered purchasing his lot back in September of 2002, he was aware
of the extensive commercial development underway.  It concerned him.  He was concerned about the
traffic, noise, light pollution, litter and aesthetics.  He was also concerned about the boundaries.  But, he
was told by the representative of the builder that all of the area being developed by Heritage Builders and
the land south of the lake was designated urban residential.  We were also told that the land to the south
of the lake was owned by Heritage Builders and Andermatt, the purpose of the joint ownership being to keep
commercial development out of the designated urban residential area.   Therefore, Dr. Boon felt the area
would be protected from commercial development within its boundaries.  He purchased his property based
on trust.  He does not support this proposal.  Placing commercial development within the boundaries of
designated urban residential will not enhance the environment of families living in Heritage Lakes.  

Dr. Boon stated that he is also representing the McCrackens in opposition.  They have a young family and
they were told that this would be a family/neighborhood lake and now we’re talking about sticking
commercial property down along the lake.  The green space in this area should be increased rather than
reduced.  

3.  Troy Shreve, business owner in Lincoln, testified in opposition.  He purchased a lot at Heritage Lakes.
When he purchased the lot he was assured it would be urban residential.  He has five children and plans
to build a home and he would prefer there be no commercial designation abutting the south side of the lake.

4.  Steve Fulton, 440 Lakewood Drive, testified in opposition.  He is a builder in that area with a house
under construction.  He was attracted to this area because it is a unique subdivision because the developer
spent a lot of money in green space and water features, with the trees, rocks, berms, etc.  He is not
opposed to the commercial development that would go along Hwy 2.  The finger that comes down towards
the lake creates two problems: it cuts off the potential residential at Heritage Lakes to the east and if
developed commercial, there will be children coming down here to go to the water.  What are we going to
do in terms of safety?  You would not have the access if it were a residential situation as opposed to
commercial.  
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5.  Mike May, 9400 Holdrege, is one of the builders in Heritage Lakes.  He believes the south side of the
lake should remain urban residential.  He believes it would hurt the positive part of the lake if there is
commercial coming down to the water’s edge.  

6.  Sara Greisen testified in opposition.  She purchased a lot at Heritage Lakes with the understanding that
it would be residential south of the lake and she is strongly opposed to any commercial designation.  She
agreed with Dr. Boon’s testimony.  

Response by the Applicant

Kalkowski rebutted, stating that the developers do not look at the fact of extending the commercial
designation as a “blank check”.  This area would be a part of the mixed use regional center.  The zoning
would require a use permit showing the uses and buffering.  The Heart Hospital came in under a special
permit and at that time the neighbors were able to get some of their concerns addressed.  Kalkowski
suggested that there would be additional opportunity in the future at the use permit stage to work with the
neighbors’ concerns.  Kalkowski pledged to continue to work with the neighbors.

Kalkowski further pointed out that Andermatt Drive comes into the development on the west.  The only area
of commercial that would abut the lake would be a north piece, which is where the developers have agreed
to place a covenant and additional conditions in the subarea plan that that area will be used as residential
or office (R-T in nature).  The area directly south of the lake will be left as urban residential.  This
amendment has been requested because there is a national developer interested in locating in the regional
center on the east side of 91st street down toward the south area.  The intent is to provide the greatest
amount of flexibility for the users that come to town.  The developer commits to master plan the
infrastructure.  

Carlson inquired as to how much is built on the existing site.  Kalkowski stated that none of the area to the
north has been use permitted yet.  The Menards, Walmart and abutting pad sites are the only ones that
have use permits now.  

COMPREHENSIVE PLAN AMENDMENT NO. 03018
ADMINISTRATIVE ACTION BY PLANNING COMMISSION: May 21, 2003

Steward moved to deny, seconded by Carlson.

Steward believes this is a change to the subarea plan.  He believes the residents demonstrated their
concerns and he believes their concerns are appropriate.  As far as the parcel left as urban residential, he
can just imagine another appeal to change it to commercial opportunities.  He believes this represents
creeping commercial designation along Hwy 2 and he is not in favor.  

Schwinn believes the Commission would like to see more detail before making a change like this and he
believes we need to stay consistent with the subarea plan.  

Motion to deny carried 6-0: Carlson, Larson, Duvall, Taylor, Steward and Schwinn voting ‘yes’; Krieser and
Bills-Strand absent.
















